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PURPCOSE AND
VETHODOL OGY

Fur pose The Asset Rrofil e sunmari zes i nfornation oncurrent cond ti onsand
plansinQGuster 3toestablishafoundati onfor devel opi ng rel nvest nent
o ectives, recomendati onsandpriorities. TheAsset Rrofilewll a so
serveas areferenceincontinuedplanningfor theGuster andin
provid nginterestedinvestorswthbasi cinfornati onabout G uster
characteristics andtheway GQ uster stakehd ders vi ewt he i ssues and
opportuni ti esthose charact eri sti cs presert.

Data Sources and  TheAsset Rrofileisbasedondataca | ectedfromavari ety of sources.
Met hodol ogy
Exi sting @ndi ti ons I nvertory
Mich of the exi sting conditionsinfornation has been cal | ected and
napped by t he Mchi gan Metropol i tan Infornati on Genter (MMQ
under contract tothe Gommuni ty Rei nvest nent Srategy (GRS proj ect
as Infornati on Minager. Qher exi sting conditions infornationwas
providedby the Gty of Detroit’ s H anni ng &Devel opnent Depar t nent
(for exanpl e, naj or devel opnents, historicdistricts) andthe G(RScore
staff. The Techni cal Assi st ance Teamal so devel oped naps recordi ng
exi sting conditions (for exanpl e, vacant | and, general i zed | and use).

Bui | di ng Gndi ti on Surveys

Infornati ononcurrent buil dingconditionsfor residentia (Housing) and
non-resi dentia (Nei ghbor hood Conmercial ) areas wthinthe G uster
was cal | ected by G uster stakehol ders inaw ndshi el dsurvey. Husing
survey infornati onis reported ona census bl ock group basi s;

Nei ghbor hood Commer ci al survey infornationis reported on a bl ock
frat besis.

Focus Goups and 13 s

I nput fromQ uster stakehol ders was gat hered t hrough a seri es of Focus
Goups and I nstrunented Goup I nterviews (1G3s). The Focus G oup
wor kshops wer e at t ended by over 80 st akehol der s who “ br ai nst or ned”
i ssues, assetsadbarrierstore nvestnent, asvel | aspatentid

rei nvestnent | ocati ons, andthenprioritizedthoseideas by “vating’ for
the ones each participant felt werenost i nportant tothefutureof the
Guster asanattractive placetolive and do busi ness.
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ExistingActivitiesand Ruture Hans of G uster Qgani zati ons
Gonmuni t y- based and Housi ng Devel opnent or gani zati ons i n G ust er
3wereinvitedand encouraged to shareinfornati on about their
curent prgectgactivitiesadfuuwep as. Totheextent thet this
infornationvas provided, it has beenreflectedinthe Asset R dfil e

OVERVI EW Quster 3islocatedontheeast sideof Detroit, betveenthe Detrait
Rver and-A andextendingfromM. HIliott (except the areasouth of
Jeffersonadwvest of theBd lelsleBidge) totheeasternGtylinnts.
Quster 3isborderedonthe northby Gusters 1 and 2, onthe east and
sout heast by Har per Vdods, G osse Poi nte Shores, Gosse Rointe
Farns, Gosse Rointe and G osse Roi nte Park.

Quster 3stotal landareais about 16.5 square ml es - about 12%of
theladdareacf theGty of Detrat.

Exi sti ng Land Resi denti al and Qpen Space Use

WeRdile LanduseinQuster 3is predomnant|y residentia. Mjor parks and
open spacesinthenorthernportionof the @ uster i ncl ude Bal duck Park
near theeastern Gty limt and Ghand er Park | ocated at the center of
the Guster, just east of Gnner. Qher naj or parks arel ocated a ong
theriverfront (Mriners, Lakewood East, Ford, Miheras, Vet erworks,
Geor ge Engel , B na Hender son, Gnen, Gabriel R chard) and, whil e
not conti nuous, conpri se about 50%of G uster 3 sriver frontage.
Qher snal | er parks and pl aygrounds are scattered t hrough t he cent er
of theQuster, wthnore parks | ocatedtothe west of Gnner thanto
theesst.

Retail and Gonmerci al Uses

For the nost part, retail and conmercial uses are | ocat ed a ong naj or
east -west roadvays i ncl udi ng Vérren, Mick, Kercheval and Jefferson
Avenue. Gonmercial uses areal solocateda ong Gatiot wichcuts
di agonal | y across the northwest corner of the Guster.

Imstituti ond Wes
Ny or institutiona uses ind ude

*  Vdyne Gounty Gonmuni ty @l | ege on Gonner j ust sout h of | -94;

e MrcyhHospital, just tothe south of Vdyne Gounty Gonmuni ty
@ | ege;

e S. JohnHospita ontheeast edge of the QG uster;
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e Rverviewtbspita ; ad
o Qligntly VW Tech Ganter on Jefferson east of Gnner.

Three hi gh schodl s servethe area—Ketteringinthe nort hvest, H nney
inthenortheast and Southeasterninthecenter of the Quster.
H enent ary and nnddl e school s are scattered throughout the G uster.

Inostrid

Quster 3includestwo nag or industria corridors. Qeislocatedon
thewest edge of the GQuster between M. Hliott andBa lvued ongarail
corridor whi ch has nowbeen abandoned; t he second, nore si gni fi cant
corridor islocatedinthe mdd e of the G uster roughly bet ween Gonner
adS. Jeanextend ngfroml-HAtothe Betroit Rver.

Expr essways and My or Sreets

-9 defines Quster 3 snorthernborder and1-75i s | ocat ed about 2
mlestothewest. My or east-west streetsincl ude Virren, Mck,
Jeffersonand Gati ot (across the northvest corner of thecl uster).
Myjor north-southstreetsinclude M. Hliott, East Gand Boul evard
Gonner, Van D/ke, (hal ners, Ater, Gadi eux and Mr oss.

Regi onal Gont ext Nei ghbor hood Conmer ci al
As popul ationdeclinedinDetroit andincreasedinthe surround ng
netropolitanarea, thefocus of retai|l devel opnent and sal es al so
shiftedtothe suburbs. Today, nany Detrait residents haved fficuty
findngthequalityandvariety of retai | goods and servi ces t hey seek
wthintheGty. Asaresut, signficant consuner dol |l ars fromBetroit
are spent outsideits boundaries. In 1995 Gkl and Gunty had $15. 3
billioninreta|l sa esconperedto$3. 75hillioninDetroit, despitethe
fact that the (1990) popul ationof the Gty and Gkl and Gunty were
rognyequva ent. Itisestinatedthat Detrat consuners account for
3B%of theretal sal esinGkland Gunty.

Popul ationmigrationisnot theonly factor drawngretai | devel opnent
tothe suburbs. WHi | e conmercial devel opers find easy aut onobi | e
access and | arge shoppi ng center siteswth anpl e spacefor on-site
par ki ng i n subur ban areas, the assentl y and preparati on of | arger
commercial siteswthinthe Gty can be expensi ve and ti n@ consuning.
Qisideo Cetrat’sCnrd BsinessDstrict, thengyority of
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conmex ci al |y zoned sites have al i mted devel opnent dept h
(approxi nat el y 100 feet) whi ch cannot acconmodat e | arge f oot pri nt
users and ontsi te parki ngw thout reconfigurati onand re-zoni ng.

Housi ng

WileDetroit’ s popul ationandthat of Gkl and Gunty werevirtual ly
the sanein 1990, the Gty had fewer acres of | and zoned f or
residential use, fewer housingunits, al over percent of ower-occupi ed
units and al over nedi an owner occupi ed housi ngval ue. Infact, on

a | these neasures, the Gty | agged behind each of thethree netro

areacourti es.

1990 Census Dat a rdt Wayne County Qakland County Maconb County
Popul ati on 1,027, 424 2,111, 687 1, 083, 592 717, 400
Acres zoned resi denti al 53, 191 164, 877 188, 757 81, 190
Housi ng Lhits 410, 027 832, 710 432,677 274, 843
%QOaner occupi ed 57% 66% 74% 78%
Medi an val ue $25, 300 $48, 500 $95, 400 $76, 800

(owner occupi ed)

Not surprisingly, newsuburbanresidentia construction (neasured by
1996 const ructi on pernits) great |y exceeds resi dentia construction

wthintheGty.

Gnstruction Pernits 1996 Dtrat  Wayne County Qakland Gounty Maconb County
Sngle and Two famly 55 2, 807 6, 021 4,331
M tifamly 31 1,331 1,155 1, 165
Goss tatd 86 4,138 7,176 5, 496
DBenol i ti ons 8,432 8, 798 424 156
Net total -8, 346 -4, 660 6, 752 5,340
Job Genters

Gkl and Gunty al sotakes theleadinjobs-rel at ed devel opnent inthe
netropolitan Detroit area. The Mchi gan Enpl oynent Securities
Administration (MEA) reports that 29%( 102, 000) of t he 351, 000
jobs createdinthe Sate between 1990 - 96 were | ocated i n Gakl and
Qunty. Thelatest avail abl einfornati on onconmiting patterns shows
that 49,000 Detroiters coomut e t o Gkl and Gount 'y each wor k day
whi | e 56, 000 Gakl and Gounty resi dents cormute to Detroit.

In1997, Detroit’slabor forcetotal ed 395, 025w th an unenpl oynent
rate of 9.7% |n conparison, the unenpl oynent rate i n Vyne Gunty
was 5. 8%and 4.5 % nthe Sate of Mchi gan.
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Soeci d | ssues Vacant Land
There are anunier of significant concentrations of vacant landin
CQuster 3, bathtotheeast andwest of the Gnner industria corridor.
East of Gonner these vacant | and concentrati ons i ncl ude:

» theareafromVdrrento Jefferson roughl y bet ween A gonqui n and
Ater Road;, and
* theareasouth of Jefferson between Gnner and A gonqui n.

Vst of Gonner, they i ncl ude:

 theareasouthof Jeffersonbetween 3. Jean and Vet erwor ks Park
(the Gainark ared);

e theareasouthof Ganfiel dfromhbl conoto Garl and;, and

e other pocketsthroughout the areawest of . Jean.

These concentrati ons of vacant | and present asignificant challengein
terns of reversingasevereleve of d sinvestnent over | arge aress.
Neverthel ess, they a sorepresent specia opportunitiesif large, cleared
si tes can be assenl ed and used as ani ncentivetoattract significant
rei nvestnant prgects.

ad ty-owned Sur pl us Land

Asignificant percentagedf theparcel slocatedincerta nporti ons of
Guster 3have beentransferredtothe Gty s contrd throughthe tax
reversionprocess. Inthreeareas —theeast centra portionof the
Quster fromVerren to Jef f er son bet ween Gnner and A ter; from
\ernor to Jefferson between Hirl but and . Jean and fromMack t o
Jef f er son bet ween MQ el | an and F scher —the Gty control s bet ween
40% 55%of theexistingparcels. Wileadditional |andassenly is
likedytoberequiredinthese areas beforeal arge parcel coul dbe
nade avai | abl e for redevel opnent, avery highpercentageof Gty
owershipisanindicationof thefeasibility of assentlinganarea—
or siteswthinanarea—for redevel opnent .
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Hstaic Sructresad Dstricts

Twonational Rg ster HstaricDstrictsarelocatedinQuster 3 I nd an
MIlageand Vst MIlage. Inaddition, anunber of National Register
hstaicsitesarel ccatedintheQuster.

e AdenPark Towers

S. Gharl es Borroneo

8100 E Jefferson * Sieet House

o (hat eau Frontenac Apart nent s 2905 Garl and
10410 E Jefferson o Wittier Hitd

« H Tovar Apartnents 415 Burns
320 East G and Boul evard o \anityBallroom

* Kean Apartnents 14201 E Jefferson
8925 E Jefferson * PRanabic Rittery

e S. Gtherineof Semma 10125 E Jefferson

Zoni ng Sonificantly nore roadway front age —especi al | y on Ker cheval and

Mick west of . Jean and on Vdrren east of Gonner — s currently
zoned f or nei ghbor hood conmer ci al use (B4, General Busi ness D strict)
thannay be appropriatefor thefuture. Thisisespecialytruewere
exi sting conmerci a bui | di ng conditions are poor and nei ghbor hood
conmer ci al reinvestnent isnot targetedfor thenext 5- 10years. In
addition, reconsiderationof theintensity of conmercia zoni ng nay be
appropriateinsone areas where conmer ci al rei nvest nent i s targeted
(for exanpl e, re-zoningfromBAto B or B3). S akehal ders have
proposed atighter definitionof conmercia uses permittedas of right
inorder toexercisegreater contra over thelocationandinci dence of
“nui sance” uses (| quor sd es, beeper stares, ec.).

Interestingly the naj or shoppi ng center areawvest of Gnner at Vérren
iscurentlyzoned M, Intensivelndustrial, athoughit isdeve gpedfor
conmerci al use. S akeho derswoul d i ke toencouragerei nvest nent in,
and i nprovenent of, this conmercia concentrationwhil e encourag ng
a nixed use and nore pedestrian-oriented pattern of devel opnent .
Expansi on of this conmerci al / nnxed use concentrationtothe east side
of Gnner (south of Vérren) has al so been proposed. Re-zoningw |
be requiredto pernt this changeinland use.

QG uster 3 stakehd ders have al so strongl y reconmended t hat t he

i nprovenent of | arge areas wher e sever e housi ng di si nvest nent has
occurred be naster pl anned to i ncl ude a cl ear| y defi ned open space
framework, amx of housi ng types and cost's, nei ghbor hood servi ng
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conmerci al andcivicuses. Toacconplishthis, it nay be necessary for
theGtytotaketheleadindevel opinganaster plantoensure

devel opnent coordi nation. The use of PO H anned Devel opnent
Dstrict zoningnay al sobeauseful tod inencourag ngthe

coordi netionof reinvestnent efforts.

Rai nvest nent recommendat i ons for Guster 3a soincl ude expl oration
of thefeasibility of creati nganexpandedindustria zoneinthe
northwest corner of thearea (north of East Gand Boul evard and sout h
of 1-9) tocreateanappropriatel y sizedsitefor busi ness park

devel opnent. Re-zoni ng woul d be required to i npl enent such a
cocept, ifitisfoudfesside

Enpower nent and Renai ssance Zones
Theportionof theQtyof Detroit’ s Enpover nent Zone whi chi s | ocat ed
inQuster 3ind udes:

» thesouthwest corner of the Quster fromMick to \Vernor between
M. Bliott and Mxwel | and from\ernor to Jef f er son bet ween East
G and Boul evard and Parker; and

e across-shaped areawththe east/west armext endi ng from
Vérren to Mack bet ween Van Dyke and Bal f our Road and t he
nor t b/ sout h ar mext endi ng froml - 94 t o Jef f er son bet ween
A gonqui / Gnner and . Jean.

Quster 3 s Renai ssance Zoneislocatedinits northwest corner and
includesthed d Pckardsite.

Renal ssance Zones, designated by the Sate of Mchiganandthe Gty
of Cetrat, provided nost tatd staeandloca taxreief tobath

resi dent's and busi nesses i n order to encour age r el nvest nent consi st ent
wthloca zoningrequirenents. Taxes waived by the Sateincl udethe
Sng eBusiness Taxandthe 6-nmil | Sate Educati on Tax. Local taxes
vai ved i ncl ude Real and Rersonal Property Tax onoperating mlls,

I ncone Tax and Uility Wsers Tax. Renal ssance Zone status canl ast for
uptol5yearswthtaxreief beingphasedout inthefina threeyears
i n 25%i ncrenent s.

Feder al | y desi gnat ed Enpower nent Zones provi de fi nanci al and ot her
benefitstobusinesses | ocatinginand hiri ngresi dents fromt he Zore.
Enpl oyer s can recei ve wage credits for enpl oyees who work and | i ve
w t hi n t he Enpover nent Zone and t ax deduct i ons for qual i fyi ng
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Soci 0- econoni c
Rdile

Section 179 propertyinthe year that the propertyis placedinservice
(rather thanthrough depreci ation). Tax exenpt financingis al so
avaladdefa digheuses.

Census dat a from1990 have been used t o descri be t he soci o-
economc profileof theGuster. Wilethesedataare nol onger
curent, they represent the best avai | abl e ci ty-w de source of soci o
economc stai sti cs.

QGuster 3Gnparedtothe Gty of Detroit

CGuster 3istheGty ssecondlargest cluster interns of popu aionwth
126, 202 resi dert s, representing about 12%of the Gty stotal 1990
popul ation. Quster 3 s nedi an househadl d i ncone, at $15,209, is

bel owthe nedi anfor the Gty ($18, 740) andisthefourthl ovest of the
tenclusters. Quster 3a sohas ahigher percentage of personslivingin
poverty thanthe Gty as awhol e (38% n QG uster 3vs. 3% or the
Gty). Quster 3 s nedianhousingval ue, at $23,900, isa soloner than
the city-w de nedi an ($25,600). Onhthis neasure, Guster 3is about
“the nndd e of the pack” wthfiveclusters havi ng hi gher and four
havi ng | ower nedi an housi ng val ues.

Tract Gonpari sonswthinQuster 3

Acompeari sonof cemsustractswthintheQuster illustratestheir re ative
degrees of strength based on several ind cators (%occupi ed struct ures,
%owner occupi ed, nedi an housi ng val ue and nedi an househol d
incong). Thisinfornati onestadishes afraneof referencefor

det er nini ng wher e rei nvest nent can t ake best advant age of G uster
assets. Hwever, the census dataal sodenonstratethat thereisa
significant range of nedi an househal d i ncones (W th a hi gh of
$37,481 and a | owof $6,438) and housi ng val ues (w th a hi gh of
$91, 600 and a | owof $11,800) wthinthe G uster.

Qine

1996 Gty of Detroit dataon nuner of crines by squad car areaare
presentedinnapformtoillustrate howQ uster 3 conpares to ot her
aeassintheGty. Thenajority of stakeho dersreport feding

noder at €l y saf e i nthei r nei ghbor hoods w t h drugs, drug houses and
drug i nduced crines seenas the nest significant pudlicsafetyissues.
(Infact, thecrinestatisticsfor theQuster seemtoind catethat of 7
categories of crine, burg ary represents 200w0f tata Quster crines
and car theft represents 29%)
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Q gani zat i onal Qver vi ew

Rdile Ten conmuni t y- based devel opnent and/ or housi ng or gani zat i ons are
activeinQuster 3 hdpingtorehablitatesing eand nol tifanmly
housing, comstruct infill housing, planfor theconstructiond signficat
new housi ng devel opnent s and encour age nei ghbor hood conmer ci al
andjob-relatedreinvestnent. Inadditionfifteen ne ghborhood
organi zations areactiveinthearea. Quer 17 hunan servi ces
organi zations arelocatedinQGuster 3providingarange of heal th
nental heal th, education, recreation, famly counselingandjob
tranngservices.
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